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HOUSING TERMS AND CONCEPTS  
This glossary briefly defines housing terms and concepts that are used in this plan to 

describe Marbleheadõs housing need.  

 

COST BURDEN 

A household is considered cost burdened when it 

spends more than 30% of its income on housing. 

When a household spends more than 50% of its 

income on housing, itõs considered extremely cost 

burdened.  

 

NATURALLY OCCURRING AFFORDABLE HOUSING 

Naturally occurring affordable housing (NOAH) is market-rate housing that is relatively 

affordable in the marketplace, often due to its smaller scale. Generally, housing that costs 

less than 30% of a householdõs income is considered affordable. This makes it possible for 

a household to afford other necessities such as food, clothing, health care, and 

transportation.   

 

DEED-RESTRICTED AFFORDABLE HOUSING 

Deed-restricted Affordable Housing, often spelled with a capital 

ôAõ and ôHõ, is legally required to cost no more than 30% of a 

householdõs income and be available to income-eligible 

households only. The U.S. Department of Housing and Urban 

Development (HUD) defines eligible households as households 

earning 80% of the Area Median Income or less.  

 

 

AREA MEDIAN INCOME  

The median income of the Boston-Cambridge-

Quincy, MA-NH Metropolitan Area, is $107,800, as 

determined by the U.S Department of Housing and 

Urban Development. Eligibility for Affordable 

Housing is based on AMI and varies by household 

size. For example, 80% AMI, the typical threshold 

for most Affordable Housing, is $56,800  for a 

single-person household in Metropolitan Boston, 

and $94,100  for a four-person household. 
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CONTEXT COMMUNITIES  

Context communities provide a frame of reference to compare data, showing the 

significance of housing trends observed in Marblehead. Data from communities with 

demographic characteristics similar to Marblehead were used for context communities: 

Belmont, Danvers, Duxbury, Ipswich, Lexington, Swampscott, Topsfield, and Winchester. 

Data for Essex County, MAPCõs North Shore Task Force subregion, and the State of 

Massachusetts were also used to contextualize characteristics and trends observed in 

Marblehead.   

 

M.G.L. CHAPTER 40B 

By state statute M.G.L. Chapter 40B, cities and towns are encouraged to provide 10% of 

their total year-round housing units as deed-restricted Affordable Housing. If a municipality is 

not at the 10% threshold, a developer can use a special Comprehensive Permit Process to 

build developments with Affordable Housing, functioning as an alternative to local zoning 

regulations.1 Municipalities seeking to encourage more Affordable Housing development can 

also choose to use 40B regulations to facilitate development through the Local Initiative 

Program, which also offers state technical assistance for this development.  

 

SUBSIDIZED HOUSING INVENTORY (SHI) 

The subsidized housing inventory is the number of housing units in a municipality that are 

deed-restricted Affordable Housing. The SHI percentage is the number of subsidized units 

divided by the total amount of housing units in a municipality. 

  

 
 

1 A community may claim òSafe Harboró and thereby deny a developer a Comprehensive Permit by three mechanisms 

described in Appendix A. However, meeting any one of these criteria does not mean a community has met local need for 

Affordable Housing. All these benchmarks consider local land use and developmentñhousing supplyñbut not residentsñ

housing need. The focus of this plan is housing need.  

 



 

6 
 

 

 

EXECUTIVE 
SUMMARY 

  



 

7 
 

INTRODUCTION 

There are several reasons for Marblehead to undertake the development of a housing 

production plan (HPP). A HPP can help the Town meet state targets for Affordable Housing 

stock, have greater control over Comprehensive Permits for Affordable Housing, shape the 

overall development of housing over time, and improve coordination in working toward these 

efforts. But most importantly, this HPP identifies Marbleheadõs unmet housing need and 

outlines the steps that can be taken to address this need in the next five years.  

MARBLEHEAD HOUSING + DEMOGRAPHICS 

The demographic changes occurring in Marblehead compel the expansion and 

diversification of its housing stock. Most concerning is the increase in aging households and 

decrease in younger households. In Marblehead, the number of households led by someone 

55 or older increased by 21% in seven years: from 6,597 households in 2010 to 7,978 

households in 2017. The number of residents between the ages of 25 to 44 shrunk by 63% 

in the same time period. These trends clash with the current housing stock, which is 

overwhelmingly made up of single-family homes. Single-family homes account for 77% of the 

housing stock in Marblehead, a greater share of single-family homes than Essex County, the 

North Shore, and the Commonwealth. A spectrum of different housing units will be needed 

to retain aging households looking to downsize and to attract young professionals and young 

families that support Marbleheadõs future.  

 

Aging households, younger households, and others need more naturally affordable (NOAH) 

and deed-restricted Affordable Housing options. While many affluent households reside in 

Marblehead, 29% of households are low-income, which includes half of single-person senior 

households and half of renter-occupied households. Two-thirds of low-income households in 

Marblehead are cost burdened, spending more than 30% of their income on housing.  

 

Based on local incomes and the cost of housing in Marblehead, itõs clear that many are 

priced out of the housing market. Most of the townõs housing units are owner-occupied and 

require extremely large down payments that many do not have access to. To purchase the 

median priced single-family home in Marblehead ($645,000) and put 20% down, a 

household would need to save $129,500.  For the median priced condominium ($342,500), 

a household would need to save $68,400. While down payments preclude most from living 

in town, the few rentals that exist are also unaffordable to many: the median monthly rent is 

$1,865 for a one-bedroom and $1,900 for a two-bedroom. A household needs at least 

$76,000 in annual income to afford an apartment in Marblehead without being cost 

burdened. Town police officers, firefighters, and teachers all have annual salaries far below 

this threshold.  

 

The mismatch between Marbleheadõs changing household demographics and the high 

home prices and rents has considerable implications for the town and its future.  
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Without new housing for a range of different life stages and income levels, the townõs public 

institutions, local economy, and sense of community could suffer.  

M.G.L. CHAPTER 40B 

By state statute M.G.L. Chapter 40B, cities and towns are encouraged to provide 10% of 

their total year-round housing units as deed-restricted Affordable Housing. Marblehead has 

8,528 year-round housing units, per the 2010 Decennial Census, of which 333 (or about 

3.9%) are deed-restricted Affordable Housing units on the stateõs Subsidized Housing 

Inventory (SHI). In communities like Marblehead, where less than 10% of housing units 

qualify as Affordable Housing, developers may override local zoning bylaws through a 

Comprehensive Permit for mixed-income housing development that includes Affordable 

Housing units.  

 

A community may claim òSafe Harboró and thereby deny a developer a Comprehensive 

Permit if the municipality has a locally adopted and state approved Housing Production Plan 

(HPP) and is making measurable progress toward reaching the state goal of 10% Affordable 

Housing. Measurable progress means that the community is producing Affordable Housing 

units at an annual rate of 0.5% or 1% of its year-round housing units (at these production 

rates, Safe Harbor lasts for a one-year or two-year period, respectively). 

HOUSING PRODUCTION PLAN (HPP) 

In response to overall housing demand in town, Marblehead partnered with the Metropolitan 

Area Planning Council (MAPC), the regional planning agency for the 101 cities and towns of 

Greater Boston, to undertake development of this HPP. The HPP discusses increasing the 

production of Affordable Housing, as well as ònaturally-occurring affordable housingó (NOAH) 

in Marblehead.  

 

The HPP assesses housing need and demand in Marblehead and analyzes development 

constraints. It identifies sites and areas within the town where Affordable Housing and/or  

NOAH might be developed. It calculates the number of Affordable Housing units needed in 

Marblehead to be able to claim Safe Harborñthrough certification of this plan and one day 

meeting the 10% state requirementñand deny permits for developments that are deemed 

inappropriate for the town. But most importantly, this plan identifies programming, 

community engagement, regulatory, and funding strategies that the Town can use to create 

more housing options that meet local and regional need. Finally, the HPP complies with the 

Massachusetts Department of Housing and Community Development (DHCD) regulations 

requiring the Town to have an HPP on file as a prerequisite to claiming Safe Harbor through 

certification.  
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COMMUNITY INPUT  

The goals and recommendations of this plan are grounded in a comprehensive assessment 

of housing needs data and shaped by public input gathered over a roughly 10-month period. 

Public comments and ideas were collected through two focus groups, two public forums, 

and an online open house allowing those who could not attend an event in person to 

participate. These engagement activities are described below, and the results of public input 

are included throughout relevant sections of this plan.  

 

The focus groups were hosted at Abbot Hall 

on April 11, 2019 and included about 20 

participants between two groups. These 

sessions provided insight into the personal 

experience of Marblehead residents, local 

officials, and local housing professionals, 

which helped guide efforts to gather data 

for the housing needs assessment and to 

qualify this data.  

 

Data from the housing needs assessment 

was presented during the first public forum 

on June 24 at the Masonic Temple in 

Marblehead. The forum was held in an 

open house format, allowing the public to 

attend at any time from 7 to 9 p.m. 

Figure 1: Comment Word Cloud, Focus Groups 

Figure 2: Photo, Public Forum 1 

Credit: Leigh Blander, Wickedlocal.com 
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Attendees mostly consisted of Advisory Committee members, Town staff, local board 

members, and approximately 25 residents. Participants used data from the housing needs 

assessment to discuss housing need and draft housing goals in small group discussions. 

The Advisory Committee established final goals for the plan based on data from the housing 

needs assessment and public input gathered from these discussions. 

 

At the second public forum at the Abbot Public Library on October 7, attendees evaluated 

strategies to fulfill plan goals and priority sites for mixed-income housing development. Over 

100 members of the public participated by indicating their level of support for each strategy 

and corresponding goal and providing additional ideas for the Advisory Committee to 

consider. Participants also evaluated priority development sites on a map based on the 

suitability analysis detailed on Page 59. The results from this forum showed conclusive 

public support for each of the strategies and sites established in this plan.  

 

 

  

Figure 3: Photos, Public Forum 2 
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Following the second forum, an online open house including the same materials presented 

at the forum gave residents an opportunity to provide additional input. The open house was 

hosted on the townõs website and allowed for survey responses from October 14 to 

December 1. A total of 46 people participated in the survey and 16 of them had not 

participated in any of the prior opportunities to offer public input. Results from the survey 

are consistent with results from the second public forum and show general support for the 

strategies and sites included in this plan.  

 

HPP GOALS  

Based on data and public input provided throughout the planning process, the Advisory 

Committee established four final goals for the plan:  

 

1. Create housing that allows seniors to remain in Marblehead and continue to live 

independently.   

 

2. Expand naturally affordable housing choices for a variety of households, including 

public employees, renters, young families, and households that are priced out of the 

market. 

 

3. Create deed-restricted Affordable Housing. 

 

4. Strengthen community relationships and build awareness of housing need. 

 

HPP STRATEGIES  

The HPP recommends 26 different strategies for the Town of Marblehead to choose from as 

it works toward meeting these goals. These strategies are grouped into four categories: 

programming, community engagement, regulatory, and funding. The HPP notes which 

strategies advance one or more of the four goals in the table on Page 83.  

 

Each of these strategies were presented for public feedback at the second public forum 

hosted at the Abbot Public Library in Marblehead on October 7, 2019 and through an online 

open house allowing for additional input. Overall, the strategies received a consensus of 

public support and several strategies received immense public support. The strategies with 

the most support were designated as priority strategies. Priority strategies are detailed with 

action steps for the Town to use as a guide towards implementation and are described on 

Pages 85-105. 
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Priority Strategies:  

¶ Leverage public assets for mixed-income housing 

¶ Partner with the Marblehead Housing Authority to leverage public assets 

¶ Provide a property tax exemption to senior and other income-eligible households 

¶ Continue to strengthen the first-time homebuyers program and home improvement 

loan program 

¶ Establish a committee to implement the Housing Production Plan 

¶ Promote housing counseling and assistance programs 

¶ Expand the existing Smart Growth Overlay Districts (SGODs) and create new SGODs 

in other parts of town 

¶ Adopt zoning that allows small diverse housing types 

¶ Limit the impact of short-term rentals on the housing market 

¶ Examine past efforts to pass the Community Preservation Act and revisit the adoption 

of CPA 
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INTRODUCTION 
Located 18 miles north of Boston, Marblehead was first home to the Naumkeag Tribe, a 

group of Native Americans belonging to the Algonquin Nation. It was later settled by British 

colonists and fisherman in 1629 and then split off from Salem and incorporated in 1649. 

The town is considered to be the birthplace of the U.S. Navy. It was home to General John 

Glover, who played a crucial role in the Revolutionary War by leading an amphibious 

regiment of òMarblehead Marinersó that was responsible for transporting General 

Washingtonõs troops at several key moments in the war and contributed to several decisive 

victories, including the surrender by the British at Battle of Saratoga. Following the American 

Revolution, Marblehead had a strong fishing industry, with a local fleet of 98 vessels in 

1837. This industry declined over time as other ports around the region grew, but many 

Marbleheaders make a living as fishermen and lobstermen today.  

Seated against the Atlantic Ocean, Marblehead offers beautiful parks, public beaches, 

historic character, and a quant atmosphere that makes it a great place to live. Bounded by 

the Atlantic Ocean to the north and east, the City of Salem to the west, and the Town of 

Swampscott to the south, Marblehead is part of MAPCõs North Shore Task Force (NSTF) 

subregion. MAPC classifies Marblehead as a Mature Suburb, but it exhibits slightly higher 

density than typical suburban towns due to its small size (4.4 square miles of land) and 

Figure 4: The Town of Marblehead, Regional Context 
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historic land use patterns. It is mostly comprised of single-family homes and there has been 

very little development of other housing types in the last decade. New housing is usually 

created through infill development, redevelopment, and teardowns.2  

Once a strong center of the fishing industry, Marblehead is now largely a bedroom 

community for professionals, families, and retirees. The closest commuter rail stations are 

approximately three miles away in the Town of Swampscott, and four miles away in the City 

of Salem, which also has a ferry connection to downtown Boston. Marblehead has good bus 

service. Two buses run along Pleasant Street and connect to the Boston MBTA, providing 

access in and out of Marblehead.  

The townõs population has remained mostly the same for roughly the last 40 years, but the 

number of households is expected to increase in the next few decades, indicating a trend of 

smaller sized households. The average household size in Marblehead is 2.46, tied with 

Ipswich as the smallest of all context communities. While the majority of households in 

Marblehead are small families, only 32% of households have children and enrollment in 

Marblehead public schools has slightly declined by about 4% since 2010.   

Roughly a quarter of land in Marblehead is not developable because of permanently 

protected open space, water bodies, rightsðof- way, or other unsuitable features, and parts 

of the town close to the coast are affected by flooding and rising sea levels. These features 

along with land use regulations that heavily favor single-family housing make it difficult to 

create new housing opportunities that suit the needs of the townõs population. 

Like many communities in the Greater Boston and the North Shore, Marbleheadõs home 

prices have increased over the last decade. The median price for a single-family home is 

over half a million dollars at $645,000  and a condominium costs a median of $342,500 

(The Warren Group, 2017). Rental costs are also high: $1,900 a month for a two-bedroom 

(MAPC Rental Database, 2018). The local median income in Marblehead is also high: 

$110,025 , according to the latest American Community Survey data. 

Despite the high incomes and high housing costs, there are several segments of the 

population with housing need. Out of the 8,135 total households in Marblehead where low-

income status can be determined, 2,404, or 29%, are considered low-income, as they earn 

no more than 80% of the area median income (AMI), which is currently $107,800. Two-

 
 

2 MAPCõs Community Classification System uses land use and housing patterns, recent growth trends, and projected 

development patterns as criteria to classify types of communities in the Commonwealth. A mature suburb like Marblehead 

meets this criterion because of the following features: majority owner-occupied single-family homes; less than 15% vacant 

and developable land area; new housing units built through infill development, redevelopment, and teardowns; and a 

relatively stable population. <http://www.mapc.org/wp-content/uploads/2017/09/Massachusetts -Community-Types-

Summary-July_2008.pdf> 

 

The North Sore Task Force (NSTF) is one of eight MAPC subregions; it also includes Beverly, Danvers, Essex, Gloucester, 

Hamilton, Ipswich, Manchester, Middleton, Nahant, Peabody, Rockport, Salem, Swampscott, Topsfield, and Wenham.   

http://www.mapc.org/wp-content/uploads/2017/09/Massachusetts-Community-Types-Summary-July_2008.pdf
http://www.mapc.org/wp-content/uploads/2017/09/Massachusetts-Community-Types-Summary-July_2008.pdf


 

16 
 

thirds of low-income households are cost burdened, meaning they pay more than 30% of 

their income on housing. Because of their low-income status, housing cost burdens could 

force them sacrifice other needs, such as food, healthcare, and transportation. 

This high rate of cost burden is in part due to the townõs lack of affordable housing, both 

deed-restricted and naturally occurring. There are 333 units on Marbleheadõs Subsidized 

Housing Inventory (SHI), for the 2,404 eligible households already in town. These units 

constitute only 3.9% of Marbleheadõs housing stock per the stateõs SHI: a much lower rate 

than in neighboring communities and less than is necessary to meet local need. 

In 2008, the Town sought to create more housing opportunities by engaging the public in 

the process of creating 40R Smart Growth Districts to encourage diverse, higher density 

Affordable Housing types. The process resulted in the creation of two small 40R districts. 

One covers a parcel between Pleasant Street, School Street, and Essex Street where the 

former YMCA building was located, and the other is located at Vinnin Square west of the 

Tedesco Country Club golf course situated at southwest border of the town (See Appendix F).   

For a more comprehensive approach to meeting housing need, the Town of Marblehead 

contracted with MAPC to develop a five-year Housing Production Plan (HPP) that provides an 

understanding of market-rate and Affordable Housing need and demand in town and 

establishes a strategy to meet housing need in the community. MAPC facilitated a 

community- and data-driven planning process, including two focus groups with local 

stakeholders and two public forums, to understand local housing challenges and 

opportunities, identify housing goals, develop strategies to achieve these goals, and 

prioritize sites in town for Affordable Housing development.  
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KEY FINDINGS 

1. Marbleheadõs population is almost the same today (20,544) as it was in 1980 (20,126) 

representing only a 2% increase in roughly 40 years. The population likely hasnõt 

changed due to a lack of new housing development. The lack of available land within the 

densely developed 4.33 square miles leads to teardowns and the redevelopment of 

expensive single-family homes that are only attainable for more affluent households and 

a small production of multifamily units that limits rental opportunities for low- and 

moderate-income householders. 

 

2. More than three-quarters, or 77%, of the housing units in Marblehead are single-family 

houses. This is the fifth highest percentage of single-family units of any of the context 

communities and is about 15% more than Essex County, the North Shore, and the 

Commonwealth. 

 

3. Few multifamily units have been permitted in the last decade. Less than 3% of the 

townõs housing stock has been built since the year 2000 (U.S Census Building Survey, 

2017). From 2007 to 2017, a total of 118 permits were issued for new construction, of 

which few were for multifamily units (Census Building Survey, 2007-2017). 

 

4. In Marblehead, the number of households led by someone 55 or older increased by 21% 

in seven years: from 6,597 households in 2010  to 7,978 households in 2017 . In the 

same time period, the number of households led by someone 25 to 44 shrunk by 63%. 

These trends are expected to continue, and the Town will need to meet the needs of 

aging households and prepare for the implications of demographic shifts in the 

population.  

 

5. Generally, households in Marblehead have very high incomes, with 25% earning more 

than $200,000 a year. However, the median income of renter-occupied households 

($62,361) is roughly half of the median income of owner-occupied households 

($128,075). Nearly half of seniors living alone earn $60,000 or less per year, of which, 

30% earn $40,000 or less per year.  

 

6. Nearly one-third (30%) of all households in Marblehead are low-income, earning 

$86,240 or less. Two-thirds (67%) of low-income households in Marblehead pay over 

30% of their income on housing and are considered cost burdened. 70% of non-family 

senior households are cost burdened, as are about half of all renter-occupied 

households in the town.  

 

7. In recent years, housing prices have peaked: the 2017 median price was $645,000 for a 

single-family home and $342,500 for a condo (The Warren Group, 2017). According to 
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online rental listings, the median price is $1,865 for a one-bedroom unit in Marblehead 

and $1,900 for a two-bedroom (MAPC Rental Database, 2018). 

 

8. Marbleheadõs supply of housing on the Subsidized Housing Inventory (SHI) is smallτ

much lower than neighboring communities and communities with similar income levels 

and housing markets. This supply is also less than what is needed to ensure economic 

diversity and prevent income segregation. Only 3.9% of total year-round housing units in 

town (recorded by the 2010 Decennial Census) are on the SHI. Most housing on the 

townõs SHI is owner-occupied, which represents Affordable Housing ownership 

opportunities, but these units arenõt accessible for those that donõt have the savings 

needed for a down payment.  

 

9. For the 2,404 low-income residents in town, there are 333 units on the Subsidized 

Housing Inventory (SHI). So for every seven households that are eligible in Marblehead, 

there is one unit on the SHI.  
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DEMOGRAPHIC PROFILE 

POPULATION 

The population of Marblehead experienced slight fluctuations but has remained mostly 

stable over the past two decades. Official Census counts in 2000 and 2010 show a slight 

decline of 2.79% in the Marblehead population, changing from 20,377 in 2000 to 19,808 

residents in 2010. The 2017 American Community Survey estimated a 3.77% increase to 

20,544 residents.3 Population figures from 1980 to 2017 show only a 2% increase in the 

population over roughly 40 years. The population in 2040 is projected to be 20,517, which 

is slightly fewer residents than what was estimated in the American Community Survey in 

2017.4  

 

 

Trends in Marbleheadõs population indicate an increase in residents 55 or older and a 

decrease in residents between the age of 25 and 44 between 2000 and 2017. As Figure 5 

below shows, those 55 or older represented one-fourth of the population in 2000 , but now 

represent nearly half the population. Conversely, the number of residents between the ages 

of 25 to 44 shrank by 63% between 2000 and 2017.  

 

 
 

3 The American Community Survey (ACS) 5-year estimates consist of 60 months of collected data from a large sample size. 

They are the most reliable and precise survey data available after decennial census data, although they are less current 

than 1 or 3-year estimates. 

 
4 Demographic projections are useful when preparing for expected housing demand in the future. These numbers were 

calculated by MAPC based on current patterns of births, deaths, and migration, as well as assumptions about how those 

trends might change in the coming decades.  
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Figure 5: Marblehead Age Distribution 2000-2017 and 2030 Projections 

 

Population projections into the year 2030 suggest these population shifts could level out, 

but demographic dynamics are still evidently shown by Census figures recorded over the last 

two decades. These trends have two clear implications for Marblehead:  

 

1. The Town will need to be prepared to provide more diverse housing that can meet the 

changing needs of aging residents  

 

2. The Town will need housing that is accessible and attractive to young professionals 

and young families to encourage new residents to settle in town.   

 

HOUSEHOLDS  

While the overall population in Marblehead has remained mostly the same, thereõs been a 

shift in the number of households and the age of householders. Since 2010, the town has 

experienced a slight increase in households, changing from 8,144 in 2000 to 8,250 in 

2017. The number of households is projected to increase to 9,032 by 2040. Since the 

overall population in Marblehead hasnõt changed significantly, an increase in the number of 

households could be an indication that less residents are occupying more housing units.  

 

Householders in Marblehead are clearly aging. The number of households led by someone 

55 or older increased by 21% from 6,597 households in 2000 to 7,978 households in 
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2010. In 2030, this age range is projected to have an additional 433 households for a total 

of 8,411.  

 
 

Aging households tend to have more difficulty affording housing when they transition to a 

fixed income. These households may also need to move into smaller housing units that are 

easier to maintain and accommodative of physical limitations brought on by aging, or they 

may need to make modifications to their current homes to address these needs. 

 

Almost 70% of the households in Marblehead are family householdsñmeaning a group of 

two or more related people living togetherñbut only 32% of households have children. Of the 

8,250 total households in Marblehead, 5,658 are family households, and 60% are identified 

as small households (ACS, 2013-2017). 

  

 
These figures are consistent with Marbleheadõs relatively small household size (2.46). 

Marblehead has the smallest average household size of all the context communities, with 

the exception of Ipswich. This data indicates the majority of family households in 

Marblehead empty nesters or adults without children. It is also important to note that owner-

occupied households in the town are larger (2.61) than renter-occupied households (1.82). 

This is an indication that most renters live alone or as a two-person household and that 

families likely donõt have many rental opportunities in Marblehead (ACS, 2013-2017).   

 

55+ 55+ 
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Figure 6: Average Household Size, Marblehead + Context Communities 

 
 

HOUSEHOLD INCOME 

Households in Marblehead tend to have high incomes, but many older households and 

renter-occupied households do not. 25% of households in Marblehead earn $200,000 or 

more and close to 35% earn $150,000 or more. However, about half of households where 

the head of the household is 65 years or older (1,307) earn less than $60,000 and 30% of 

senior households earn less than $40,000 (ACS, 2013-2017). And since data shows that 

Marblehead householders are aging, there may be more senior householders with similar 

incomes in the future.  

In Marblehead, the median income for renters ($62,361) is roughly half of the median 

income for owners ($128,075). This is consistent with context communities, the county, and 

the Commonwealth, where the median-income of owner-occupied households is much larger 

than the median-income of renter-occupied households. Like renters in most communities, 

Marbleheadõs renters have less income and less control over their housing situation and so 

they are more heavily affected by changes in housing prices.  

 

RACE + ETHNICITY 

Demographic data shows that Marblehead lacks the racial and ethic diversity of the 

surrounding region and the state. A lack of diversity in the town can be attributed to 

historical patterns of housing discrimination as well as the type and cost of housing currently 

available in the town. Only 7.33% of the population in Marblehead is non-white compared to 

28% in Essex County, 12% in the North Shore, and 27% in the Commonwealth (ACS, 2013-

2017). The town ranks as the fourth least diverse municipality of all the context 

communities behind Duxbury, Topsfield, and Ipswich.  
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Figure 7: Percent of White and Non-White Residents, Marblehead + Context Communities 

 

The Greater Boston Housing Report Card (2019) put together by the Boston Foundation, 

Mass Housing Partnership, and other partners, evaluates cities and towns based on their 

housing supply and its relation to diversity and opportunity. The report found that that 

Marblehead is greatly underperforming the Greater Boston region in the diversity of its racial 

composition, housing diversity, affordability, and production. The town is performing slightly 

better than the region in implementing best housing practices.5 

 

SCHOOL ENROLLMENT 

School capacity is something to consider when preparing for housing impacts, but it 

shouldnõt determine a townõs housing production goals. Some municipalities have been 

concerned that new housing will create an overflow of new students for their public school 

system. However, recent research suggests that new housing doesnõt burden local school 

systems, and in Marblehead school enrollment has actually declined.6  

 

 
 

5 Modestino, Alicia S, Clark S Ziegler, Tom S Hopper, Calandra S Clark, Lucas S Munson, Mark S Melnik, Carrie S Bernstein, and 
Abby S Raisz. òThe Greater Boston Housing Report Card,ó June 2019. https://www.tbf.org/-/media/tbf/reports -and-
covers/2019/gbhrc2019.pdf. 

6 Reardon, Tim. òThe Waning Influence of Housing Production on Public School Enrollment.ó The Waning Influence of Housing 
Production on Public School Enrollment, October 2017. http://www.mapc.org/wp-
content/uploads/2017/10/MAPC_HousingEnrollment_Final.pdf. 
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From 2010 to 2018, enrollment 

in Marbleheadõs schools declined 

by 3.9%. This trend differs from 

some context communities such 

as Belmont and Lexington, which 

experienced enrollment increases 

of approximately 14% (MA DESE 

2009-2010 and 2017 -2018). 
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HOUSING STOCK 
With an understanding of Marbleheadõs key demographic trends, this section describes how 

the townõs existing housing stock aligns with the communityõs needs. 

HOUSING SUPPLY 

One thing about the townõs housing stock is clear: itõs largely made of up single-family 

homes. More than three-quarters, or 77%, of the housing units in Marblehead are single-

family houses. This is the fifth highest percentage of single-family units of any of the context 

communities and is about 15% more than Essex County, the North Shore, and the 

Commonwealth (ACS, 2013-2017). 

Figure 8: Housing Unit Breakdown, Marblehead 

 

Following suit with the large share of single-family homes, 80% of housing units in the town 

are owner-occupied and less than one-fourth are renter-occupied (ACS, 2013-2017). The 

lack of rental opportunities in town means less housing types are suitable for the many one- 

and two-person households in town and most housing is only accessible to those that can 

afford a down payment.  

Marbleheadõs multifamily housing stock is also old: approximately 60% of multifamily units 

were constructed before 1940, so these units may be in need of repair or modification, 

including modifications that can accommodate householders with physical limitations 

brought on by aging (Census Building Survey Data, 2007-2017).  
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Figure 9: Single and Multifamily Units by Year Built, Marblehead, 2017 

 

There havenõt been many new rental opportunities in recent years and generally there hasnõt 

been much new housing development in the last two decades. Less than 3% of the townõs 

housing stock has been built since the year 2000 (U.S Census Building Survey, 2017). From 

2007 to 2017, a total of 118 permits were issued for new construction, of which only eight 

were for multifamily units, a (Census Building Survey, 2007-2017).7 Without any new 

multifamily developments hitting the market, the few rentals that do exist are likely to be 

expensive, which is indicated by data in the next section.  

 
 

7 These figures are based on what was reported to the Census and may not include unreported permits.  

Figure 10: Permits for Single-family and Multifamily Units, Marblehead, 2007 to 2017 


















































































































































































































